CITY OF RENO -t

Planning Commission —
October 3, 2012 Ward #
Staff Report 5

CASE No.: LDC13-00017 (The Cottages at Brighton Park)

APPLICANT: Alan Means

APN NUMBER: 019-520-01, 019-534-02 & 03

REQUEST: This is a request for a tentative map to develop a 55 lot
detached single family residential subdivision.

LOCATION: The £8.2 acre site is located on the northwest corner of the
West Moana Lane/Plumas Street intersection in the SPD
(Specific Plan District-Brighton Manor) zone. The site has a
Master Plan land use designation of Special Planning Area.

PROPOSED MOTION: Based upon compliance with the applicable findings, | move to

approve the tentative map, subject to conditions.

RECOMMENDED CONDITIONS OF APPROVAL:

All conditions shall be met to the satisfaction of Community Development Department
staff, unless otherwise noted.

1.

The project shall comply with all applicable City codes, plans, reports,
materials, etc., as submitted. In the event of a conflict between said plans,
reports, materials and City codes, City codes in effect at the time the
application is submitted, shall prevail.

The applicant shall record the first final map within 3 years of the date of
final approval of the tentative map; and the remaining phases in
accordance with the time limit contained in state law or this approval shall
be null and void.

Prior to approval of each final map the applicant shall demonstrate
compliance, as applicable, with the conditions of approval placed on
LDCO04-00403 (Brighton Manor) in accordance with the City Clerks
decision letter dated July 29, 2004, as contained in the Brighton Manor
SPD handbook.
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4. Prior to approval of each final map, the applicant shall attach a copy of the
final approval letter recorded by the Washoe County Recorder’s Office.

5. The applicant, developer, builder, property or business owner, as
applicable, shall continuously maintain a copy of this approval letter on the
project site during the construction and operation of the project/business.
The project approval letter shall be posted or readily available upon
demand by City staff.

6. Prior to approval of each final map, the applicant shall have plans
approved to provide clearly visible address/unit signs that can be easily
read day or night by emergency response personnel, to the satisfaction of
Reno Police and Fire Departments staff.

7. Prior to the issuance of any permit or recordation of any final map, the
applicant shall have an approved Hydrology Report and Sewerage Report
in accordance with the Public Works Design Manual

8. The improvement plans for each final map shall utilize the roadway
sections shown in Exhibit J of the Brighton Manor SPD Handbook.

BACKGROUND: On July 21, 2004, City Council approved a zoning map amendment to
SPD (Specific Plan District) on a £13.53 acre site in conjunction with a tentative map to
develop a 106 lot single family residential subdivision and variances to: increase
allowable vehicle trips per acre; modify setbacks, building height and lot width; reduce
the minimum distance required between a project driveway and an intersection; and
reduce required parking.

A final map for Phase | containing 40 lots has been recorded with 38 of the houses
constructed. The first phase of Brighton Manor included single family detached units
that are oriented with two front yards (garages are loaded off of narrow streets with front
doors on the opposite side of the house facing common area). The existing lots have
five foot side yard setbacks on +3,000 square foot lots.

On August 20, 2008, City Council approved an amendment to the SPD to allow up to 89
attached single family dwelling units on the remaining +8.08 acres of the +13.53 acre
site. The amendment contained all standards to develop the attached units including
architecture, landscaping, parking, setbacks, etc. The amendment also increased the
number of units allowed on the entire +13.53 acre site by 23, from 106 to 129 (9.53
du/ac). Other aspects of the project such as the internal street and trail system
remained as originally approved in 2004.

This project proposes to construct 55 detached single family houses in lieu of the 89
attached units approved in 2008 on the remaining +8.08 acres for a project total of 95
lots which is more consistent with the original 2004 approval. The following discussion
compares the development standards in the SPD regarding lot size and setbacks;
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parking; open space and common areas; architecture and pedestrian amenities with the
standards proposed with this project. As discussed below this project meets or exceeds
the SPD requirements for these features.

Setbacks and Yard Areas:

The applicant is proposing a new single-family detached housing type on the remaining
acreage, which includes the two unbuilt lots from the first phase. The SPD handbook
currently allows single-family detached houses with very minimal setback requirements.
The applicant has proposed a more traditional lot standard, which includes front loaded
garages and front doors facing the interior streets, with 20-foot garage setbacks (typical)
and 10-foot front yard setbacks to the house. The rear yard setbacks are proposed to
be 10-feet. Unique to this new phase is the use of exclusive use easements on each lot
to provide for additional yard area. Essentially, each home will have an exclusive use
easement on the neighbors yard in the front yard (adjacent to the front door) and in the
rear yard (opposite corner from the garage). Exhibit A shows an example of the yard
area concept and setbacks as proposed with this application. Exhibit B shows the yard
area and setbacks for the existing portion of the project

The following chart provides a comparison of this project with the standards contained
in the SPD handbook for detached single family houses.

Brighton Manor The Cottages at Brighton
SPD Handbook Park
Min. Lot Size 2,754 sq. ft. 3,957 sq. ft.
Min Lot Width 35 feet 44 feet
Min. Lot Frontage 18 feet 33+ feet
Min. Front Yard Setback 10 feet 10 feet
Min Rear Yard Setback N/A 10 feet’
Min. Side Yard Setback 5 feet 5 feet
Garage Capacity 2 cars 2 cars
Garage Setback to Street 3 feet 20 feet (typical)
Garage Side Setback 5 feet 5 feet
Min. Distance between House & 10-feet N/A (garage attached)
Garage
Notes:

1 — The Brighton Manor SPD Handbook does not provide a rear yard setback. Rather,
the original plan for the development was for a “rear loaded” housing product (i.e. the
front door of the house is on the opposite end of the house); the rear yard is effectively
the front yard of the previous product. This application proposes a 10-foot setback for
both the front and rear yards. This is a more than equivalent yard area when compared
to the original Brighton Manor homes. The original Brighton Manor homes have,
essentially, a 3-foot front yard (adjacent to the street) and a 10-foot rear yard (opposite
the garage and adjacent to common area).
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Parking:

The Brighton Manor SPD handbook requires three parking spaces per residential unit.
Upon investigation of the existing built phase of the development, there are 38 homes,
requiring 114 parking spaces. The existing phase provides 131 parking spaces (76
garage spaces and 55 common off-street parking spaces). The Cottages at Brighton
Park phase of the development has 55 lots, requiring 165 parking spaces. Each of the
homes has a 2-car garage and 2-car driveway. The Cottages provides 236 parking
spaces (220 garage/driveway spaces and 16 common off-street parking spaces).
Based on the above, each phase of Brighton Manor exceeds the parking requirements
contained in the SPD handbook.

Open Space/Common Areas:

The SPD handbook requires that 30% of the site be maintained as open space/common
area. In an effort to draw an appropriate comparison between the existing residential
product and the newly proposed product, the applicant investigated the original
development including the creation and amount of open space/common area. Based
upon the landscape improvement plans for Phase |, the “front yard areas” (areas
adjacent to the streets) and “rear yard areas” (areas adjacent to the common areas)
were included in the overall calculation for common area. The only areas that were not
included were the side yard areas located inside of the interior lot fences.

The Cottages site plan does not propose the same house orientation as Phase | and
does not orient the “rear yard” toward common area. Rather, open space is provided in
private yard areas. This was a conscience decision on the part of the developer,
recognizing that the sales of Phase | were not great even in a good housing market.
One of the potential reasons for the lack luster sales of Phase | could have been the
lack of private yard areas. In an effort to create a successful housing product, the
Cottages proposes to provide more open space in private yard areas.

In order to compare Phase | with the Cottages portion of the development, the
developer calculated open space/common area by including shared common areas,
front yards and private rear yards, but excluded side yards that are behind the fence (in
Phase I) and side yards that are not part of an exclusive use easement (in the
Cottages). The following table depicts the open space/common area throughout the
development:
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Existing (Phase 1) Open 162,407 sq. ft. 1.4 acres
Space/Common Area (including

front/rear yards)

Proposed (The Cottages) Shared +32,554sq. ft. +0.8 acres
Open Space/Common Area

Proposed (The Cottages) Private +103,885 sq. ft. 2.4 acres
Front/Rear Yard Area

Total Open Space/Common +198,846 sq. ft. 14.6 acres (34%)
Area Provided

Required Open Space/Common +7178,5696 sq. ft. 14.1 acres (30%)
Area

As can be seen by the above table, the proposed development modifications exceed
the requirements of the Brighton Manor SPD Handbook, by providing +0.5 acres more
open space/common area than required.

Architecture:

As discussed above, the house orientation for The Cottages is different than Phase 1 of
Brighton Manor. As such, new architecture is proposed with this tentative map. The
Brighton Manor SPD allows for additional architectural styles. The applicant has
proposed three new floor plans with three elevation styles each. The new styles utilize
a similar architectural vernacular, although with more subdued exterior earth tone
colors. The new elevation styles proposed include: Craftsman, California Bungalow,
and Victorian Eclectic (Exhibit C). These new styles have features similar to the
existing homes in Brighton Manor (Exhibit D) and will provide a more diverse mix of
coordinated architecture.

Pedestrian Amenities:

The original Brighton Manor plan included pedestrian walkways through common area
that linked the homes in the subdivision. There are no sidewalks provided on the
streets within the development. Proposed with The Cottages is a continuation of the
pedestrian walkway through the central common area to link the new portion of the
development with the existing. Additionally, the sidewalk and streetscape
improvements adjacent to Moana Lane will be continued in accordance with the SPD
standards.

ANALYSIS:

Land Use Compatibility: Land use surrounding the site consists of the Washoe County
Golf Course and senior housing to the north; high density multifamily residential to the
east across Plumas Street; low density single family residential (x1 du/ac) to the south
across Moana Lane zoned GFSF (Greenfield Single Family); and vacant property to the
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west zoned (GFSF) for one acre lots. The use proposed will continue to provide a
reasonable transition between the higher density uses to the north (senior housing) and
east (multifamily) and the lower density uses to the south and west (one du/ac). The
lower density uses are separated from this site by a minor arterial (to the south) and
irrigation ditch (to the west). The project will have minimal traffic impacts on the single
family residential units to the south because the traffic generated by this project will not
travel directly through that neighborhood. The residences to the south will be buffered
from this project by a distance of 80 feet, property line to property line. Additional
buffering required by the SPD standards includes: streetscape plantings located along
the north side of Moana Lane; and landscaping/berming/fencing on the south side of
Moana Lane at the main project entrance to block headlights for the affected lot. These
improvements were constructed with the first phase. Based upon the overall design of
the project, it appears that the density (+7.02 du/ac for the entire £13.53 acre SPD) and
intensity of the project are consistent and compatible with surrounding land uses (TM
finding 5).

Urban/Environmental Design: As proposed, the project departs from some of the neo-
traditional elements used in Phase | such as: houses fronting on the project exterior
streets and greenbelt areas; garages located close (+3 feet) to interior streets which
function more like alleys; and four sided traditional architecture including large front
porches fronting the exterior streets and interior common areas. However, the primary
interior greenbelt/open space/common area with a path has been maintained and
compatible four sided architecture will be utilized in the new phase to tie the two phases
together. In addition, the average lot size will be increased from an average of +3,000
square feet to an average of 4,946 square feet. Although the housing and lot standards
have been modified they are still consistent with the standards contained in the SPD
Development Standards Handbook as discussed above in the background section of
this report.

As discussed above, this phase of the project exceeds the required 3 parking spaces
per unit by providing four spaces per unit (220 garage/driveway parking spaces) plus 16
off-street guest parking spaces provided in groups of 2-4 interspersed throughout this
phase of the project. These spaces in conjunction with the 131 parking spaces provided
in the first phase exceed the SPD parking requirement. In accordance with code, no
more than five off street spaces are grouped together, without an intervening landscape
island.

Code requires the applicant to incorporate Low Impact Development (LID) techniques
into the final grading and landscape plans.

Public Safety: Police staff had no concerns except a recommendation that easily
identifiable/visible house numbers be provided (Condition No. 6).

This project is served by Fire Station 3 with a response time within four minutes. Fire
staff comments were related to meeting fire code standards related to. preventing on
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street parking by painting the curbs red and posting no parking signs along project
streets; provision of a hammerhead turn around to fire code dimensions within this
phase and compliance with building and fire code standards for construction and design
of new structures. These final design issues will be addressed during review of the final
maps and house building permits. (TM findings 4 & 9)

Public and Private Improvements: The entire site lies within a flood zone x designation
indicating the site to be outside of the 100 year flood zone. The primary storm drain
infrastructure for Brighton Manor was constructed with the first phase of development.
Storm drain stubs are in place to serve the Cottages at Brighton Park development. A
preliminary hydrology report was provided. A final hydrology report will be required for
each final map (Condition No.7)

A preliminary Sanitary Sewer report was provided with the application. Sanitary Sewer
infrastructure has been constructed through the previous phase of Brighton Manor and
is stubbed to the project boundaries. Sanitary Sewer mains constructed for the
development will be dedicated to the City of Reno. A final Sanitary Sewer report will be
required for each final map (Condition No. 7).

The original approval required the applicant to address the following issues:
compliance with the City’s Quality Assurance Program; have plans approved for ditch
channel, embankment, access and fencing improvements along the west side of the
site; have plans approved and construct half street improvements to Moana Lane
adjacent to the site; have plans approved and construct traffic calming measures on the
internal streets; have plans approved for all site access, location, design, traffic devices
and operational characteristics of site access gates; installation of street lighting along
subdivision streets and Moana Lane adjacent to the site; provide right-of-way or
easements for the meandering sidewalks adjacent to Plumas Street and Moana Lane;
provide necessary easements for access, sewer, storm drainage and utility
improvements and construct same; have a construction management plan approved:;
install parking control signs and/or paint the curb red on Plumas Street adjacent to the
site; dedicate right-of-way or grant an easement and construct a concrete bus pad on
Plumas Street adjacent to the site; and provide a final drainage analysis to verify that
proposed drainage improvements are adequate. These requirements are a part of the
original SPD as conditions (Exhibit E) and will be addressed during review of the
subsequent final maps. Some of these improvements have already been constructed
as part of Phase | (TM findings 1-3, 6 and 7).

Access and Traffic: Vehicular access to the site will be from Balfour Place from the
intersection with West Moana Lane. The total development is less intense than
originally approved with the Brighton Manor SPD. Intersection design will meet City of
Reno access management standards. No additional traffic analysis is required and the
development impacts will be mitigated through participation in the RRIF program (TM
finding 10).
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The developer has requested the use of rolled curb and gutter for the development.
Reno standards preclude the use of rolled curb in new development except with the City
Engineer approval or approval by the Planning Commission or City Council with a
tentative map or special use permit. As this project is the completion of a development
within an SPD “Brighton Manor” that specifies the use of narrow streets and Type 1
Curb & Gutter (Post Curb), the Engineering division cannot support the request for
rolled curb for this tentative map and the remainder of the development. The roadway
section should be required to meet the standards shown in Exhibit J (not attached to
this report) of the Brighton Manor SPD Handbook (Condition No. 8).

Pedestrian access to the site will be provided by meandering sidewalks separated from
the streets by a landscaped parkway on both Plumas Street and Moana Lane.

Transit service is addressed by plans approved with Phase | which included
construction of a bus stop pad on Plumas Street just north of its intersection with West
Moana Lane. A bicycle lane was constructed adjacent to the site on West Moana Lane
with the Phase | improvements (TM finding 4).

Master Plan: This project is consistent with the Special Planning Area Master Plan land
use designation on the site. As proposed and with recommended conditions, the project
appears to be consistent with the following applicable Master Plan objectives and
policies: Objective #1: Site Analysis; Objective #2: Significant Natural Features:;
Objective #3: Platting Lots; Objective #9: Integrated Design; Objective #11:
Compatibility; Objective #13: Scale; Objective #17: Pedestrian Oriented Roadways:;
Objective #19: Access; Objective #22: Landscaping; G1-7 Require new development
to pay the cost of public improvements within the boundaries of the development; T-1
incorporate pedestrian access into new residential development; CD-3 encourage
flexible lot sizes and clustering when they provide open space; CD-5 development
design that contrasts within the neighborhood justified if it enhances existing
development; P-6 encourage traffic calming within residential areas; CD-16 encourage
attractive landscaping along arterial streets; CD-20 streets designed to include a
landscaped parkway strip between the curb and sidewalk; CD-24 walkways may be
separate facilities on private land; P-1 site access safe, convenient and logical; P-2
access for new residential lots provided by local streets; P-3 residential streets no wider
than necessary to accommodate vehicular access; BD-1 density, building mass and
architectural details sensitive to scale and context of surrounding development; BD-2
building design which respects the character of the residential area; SD-4 residential
design which creates a varied and interesting streetscape through design and
architectural features; and SD-11 use lot design, setbacks, building orientation and
landscaping to protect and separate single family residential uses from busy streets (TM
finding 5).

General Code Compliance: As proposed and with recommended conditions this project
is consistent with the standards in the SPD handbook and applicable sections of City
code (TM finding 5).
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Other Reviewing Bodies:

Washoe County District Health Department: In accordance with the original SPD
approval, Conditions 17 and 18 contained in the July 29, 2004, City Clerk’s decision
letter for LDC04-00403 (Exhibit E) address WCDHD staffs concerns related to the
following issues: (1) Installation of low impact rotary heads and/or impact heads with a
wind sensor control unit to irrigate turf areas adjacent to Moana Lane and Plumas Street
to reduce nuisance irrigation water run-off in catch basins and minimize potential
mosquito breeding opportunities; (2) that the project homeowners’ association (HOA)
be required to maintain on a yearly basis the storm water detention basin by removing
nuisance vegetation and debris within the bottom prior to June each year; and (3) that
the project HOA be required to provide annual vegetation maintenance along the east
side of the Lake Ditch within the project. The HOA recorded for Phase | contains the
maintenance provisions discussed with items 2 and 3. These issues are contained in
the SPD as conditions and will be specifically address via the final map process.

The applicant is also required to comply with District Health Department regulations
related to: dust control during construction; pretreatment of storm drainage for
petrochemicals and silts; Health Department approval of a water facility plan; provision
of adequate water rights to serve the project; verification that sewer service is available;
and provision of plans for inspection of the water and sewer systems during project
construction (TM findings 2 and 8).

Washoe County School District: The School District estimates that this project will
generate 10-20 additional K-12 students. This project is zoned for Jessie Beck
Elementary School, Swope Middle School, and Reno High School. According to School
District staff there is adequate capacity for this project at the Elementary and High
Schools, while the Middle School may require the addition of portable classrooms to
accommodate increased enrollment (TM findings 4 & 8).

Neighborhood Advisory Board: This project was reviewed by the Ward Two Central
Neighborhood Advisory Board on September 6, 2012. A copy of their comments is
attached to this report (Exhibit F).

Existing Brighton Manor HOA: A review of this project by the HOA indicated they
approved of the project provided at least 16 off-street parking spaces were provided in
this phase; and that an updated drainage study would be required with review of the
final maps. The site plan has been revised to provide 16 off street parking spaces; and
Condition No. 7 requires a revised hydrology report.

Phasing: The applicant proposes to construct the project in three phases. The SPD
requires the first final map to be recorded within three years of project approval (state
law currently allows four years for the first phase), with the remaining phases to be
processed in accordance with state law (Condition No. 2)
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AREA DESCRIPTION
LAND USE MASTER PLAN DESIGNATION ZONING
NORTH Golf Course, Senior Parks/Recreation/Open Space, |[MF30
Housing Urban Residential/Commercial
SouTH Single Family Residential | Special Planning Area/ GFSF
Greenfield Neighborhood Plan
EAsT Multifamily Urban Residential/Commercial |MF30
WEST Vacant Special Planning Area/ GFSF
Greenfield Neighborhood Plan

LEGAL REQUIREMENTS:

NRS 278.349(3) Tentative Map

FINDINGS:

Tentative Map: When issuing a decision on a tentative map, the planning commission

shall consider the following:

(1)

(2)

)

()

(6)

(7)

Environmental and health laws and regulations concerning water and air
pollution, solid waste disposal, water supply facilities, community or public
sewage disposal and, where applicable, individual systems for sewage
disposal;

Availability of water which meets applicable health standards and is
sufficient for the reasonably foreseeable needs of the subdivision;

Availability and accessibility of utilities;

Availability and accessibility of public services such as schools, police and
fire protection transportation, recreation and parks;

Conformity with the zoning ordinances, master plan, and elements thereof,
except that if any existing zoning ordinance is inconsistent with the master
plan, the zoning ordinance takes precedence;

Effect of the proposed subdivision on existing public streets and the need
for new streets or highways to serve the subdivision;

Physical land characteristics such as flood plain, slope, soil; and
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(8) Recommendations and comments of those entities reviewing the tentative
map pursuant to NRS 278.330 and 278.348.

(9)  The availability and accessibility of fire protection, including, but not limited
to, the availability and accessibility of water and services for the
prevention and containment of fires, including fires in wild lands; and

(10) General conformity with the governing body’s master plan of streets and

highways.

Staff: Vern Kloos, AICP, Senior Planner

LDC13-00017 (The Cottages at Brighton Park) - VAK.doc



: I
= PUD |
= 0
z
=
el
\ MF-30 | -
PF h] "z
(_""‘"— )
]
&
MF d
MF-30
a4 096“'0\ 2
e
g 9’0.0’0.0.0.0.0’0‘0’0‘0’:.0‘0‘0’9‘v’v‘v’v’v‘v.v.v.v <D
SRR Y RRRRLIXRILIEAT]
SRR e e o sase et -1 %% MF-30
PR MF-30
NC| PO
I T I T T OO T A
/
/‘ | F-1 cc
( SF-15 srh T'
0 65130 260 390 520

LDC13-00017
The Cottages at Brighton Park

Subject Site

AIRERRRRREEs
- -
-

: City Limits

- -
“HERRRANREEY

Feet

The information hereon is approximate
and is intended for display purposes
only. Reproduction is not permitted.
For additional information , please
contact the City of Reno
Community Development Department

Map Produced: August, 2012

Community Development
Department
450 Sinclair Street Phone: 334-2063

P.O. Box 1900 Fax: 334-2043
Ml Reno, NV 89505 www.cityofreno.com




LDC13-00017
The Cottages at Brighton Park

33 Subiject Site

gllllllllll‘g City Limits

-
"HeEnEAREnme

0 65130 260 390 520
Feet

The hereon is app

and is intended for display purposes

only. Reproduction is not permitted.
For additional information , please
contact the City of Reno
Community Development Department

Map Produced: August, 2012

Community Development
Department
450 Sinclair Street Phone: 334-2063

P.O. Box 1900 Fax: 334-2043
Reno, NV 89505 www.cityofreno.com




Fizer\ser\ i

| 2102/51/3 B#DB0105" 3¥05 T o

Kowoig

9 40 1-1 1ddHS
210z 1SN0V 100'1262 "ON €Of
990¥v'€Z8'SLL XO4
880V '€C8B'SLL 8L
SNOILNIOS NOIS3a 3AILVAONNI ONIJOT3A30

sSHI3IDQO gaOoOom

L1GB8 AN Ousy
sALQ 210204400 OUSY 0v¥G

NVId HdVOSANVT

V4 NOLHOR™Y LV
SHDOV.LLOD HHL

ooz os HL¥ON

ool a

SNVId LNIHIAOBCHI
S.0v0¥ 3AILD3dS3Y O £343¥ ~NOILONHISNOD QY0¥
HLW QIL314NO0 38 0L SIdVOSLITLS SAVOU LNIOVIOV

IWINTOR M T T . ‘ ; ]

BB

[

\Lw LZD ONYW NOLHE S

£l

ERSIIeENT

T

Luvd ¥ LON
EZOVL6L N'd'V

F¥

VeV

OYOH ODTHILVA

XF1dWOD SINNSL
ALNNOD JOHSVM

HOGV:

oVid

18vd V LON
LOVE-BF N'd'V
LIVAH LV SONIAISEY DISSVTI0

T T

VY NOWHOD ONUSIKG [

Y34V NOWNOD

ONIGYOSTAY]
HV34/1NOY: Q3SCcO¥Y

UINKO 10T TVNTAIGNI
HOV3 A QALVOIRMY! ONY GINIINIVA 38 TIVHS S33dL 133815 NCLLONHISNOD 3SMOH
40 AL IHL Lv H3QTING 3k AB ARNIS 3AVOSONVI 30M 100~8 3H. NI GILNVIS
38 0L 3¥v SIML LTZULS 'SNOLYIOT ALTUN NV SKOUAY AVMIARG ¥03 MOTIV OL
03033N SV G3ISANOY 38 TWA INIW3OVTd ONV INNOD 331 TWNI4 IS 338 30V11A
113SHIN0S IHL ¥3d 3ACHddY 3€ TI¥HS NOWDINIS 303dS (47 06/3IuL | 0330%3
OL 10N) 41 0¥/334L | O30S NIA WO ,Z/1- 38 TIVHS S33ul LIS TW »

(WOldAL) BNEHS (o]
(V2IdAL) 3L @
TOENAS
(SF9dL LOT) ‘ANIOFT YL LaTALS

NV1d 4dVOSANVT
dVIN HALLV.LNHL

TAVd NOLHDIEY LV SAOVLLOD dHL




*102 ‘1SNon
0r'cZe'S
190%°c28°5,
monnios

sSeH3

LDC13-00017 (The Cottages at

Brighton Park)

‘ON gOf
N ‘ouey
 ovys
#0I3ASG

om

(=]ok4 os HANON

[=1=43 o

SHDOVAS DNIUVd LIHYLS 440 9T H40 NOLLVDO1

T

S = Sl oo oot mm Tt oo -
i e N L I e e G G = o i mﬂ
i |_:_ I T T T S 111 IO B A 1
i I ) ! | j ] E e
e P m % K«K ool 14¥Vd Y LON
_ !
i L 1iNn SoN wzz_:.___:_m L ) UR 2200161 NIV
u__ o -|-||i1|-|r|_.|1¥14|-|- X31dWOD SINNIL
F—- Y0 QO THILVAR ALNNOD JOHSYM

||||||| —g

|
1| _
' L . -
i - Wu;/u#r.uwx\\m\v\w oo
w \ l|\l<uu4 2t - - Il \
ya 7
o= g7 NoWD , b
< \L“,

lIgissvwanid

| 4 A ” B 5 <
|

13Vd vV LON
L1-0v1-6) 'N'd'VY
LLVAH LV 3ON3AIS3Y DISSVTIO




The Cottages at Brighton Park
Tentative Map

EXHIBIT “A”

"LOT A® EXCLUSIVE USE EASEMENT
FENCE

\\
NN

G2,

i
2
H
'LoasAé EXA(S:LUSNE-/ \—FRONT w _/ %
- - T T - - 1
PROPOSED
THE COTTAGES 1
AT BRIGHTON PARK
TYPICAL LOT LAYOUT 1
3
> 3
 p— — WOOR NODGERS
5440 Reno Corporate Drive Tel 775.823.4068
) Reno, NV 838511 ) Fox 775.823.40866

SCALE: 1" = 20

-40f9-



Brighton Manor

EXHIBIT “B”

6.00 =¥ T
o= :

—>

5.00"
ﬁ
=]
— 10.00° —

5.00°

5.00

! MIN

10.00'
MIN

2"’3

10.00/
MIN

.e—_....(—__...@-_...@——...(-—...(—-—...(—-n...(—._...e—__l

i FRONT YARD
o | I
TYPICAL LOT SETBACKS EXISTING
DETACHED UNITS LOT STANDARDS:
@ MINIMUM LOT AREA: 2,754 SF
v FRONT YARD SETBACK: 10'
E‘JDEQA Pﬁ: ,D, DE§ Ewﬁﬁ GARAGE SETBACK: 3'
SI74 8. MoCurran Blva. Vel TTDERS AN (10T METHEEN  STRUCTURES) -

I-1




EXHIBIT “C”

3paces O

woASyy

€zgz 76€01¢€

10706 ) ‘Bdjuo}y BJURS
05z 31iNg “aay ueadQ £€41
Buluuejd+a4n19Mydy

CqYY0d TYIYILY MW

poviyieg
1520 Y3 dupaquyy

179 S4INALIVINNVH HRHI00Y

ug°T el
manpg

GRVEOUGY SNIUALIVIANYH ¥DIN9

hiseal - 5609 M§

NILLYE aNY Quvoe

AYM peY - 00IL MS

AYINT QNY 30VNYY
‘SUILLAHS VIISYA HINL

Uef s2yog - 1419 MS

02J01s

SHYPTTEM NIAYIHS S4YNLIVIONVH LNIVY

1133733 NYIYOLIIA - 21 NY1d

B

PLTO-TIOT#4A9LN

YaYAIN "ONIY

YONVH NOLHOINE
I NV1d

PO pasaIEIM
13q Y3 aupaqui

V9 CHIVALIVIANYH 9RIS004

IS3AsRY Uapjon
a3pay Aauoy

GGVHOROD HIUALIVIANVE INOLS

Jeg Janshp - 5951 M§

NILLVE ¥ qyvos
auoig Jouadng - 7519 M§

AVLNT QMY 39VVHYY
SIIPOoY - ISL MS

LI EI N 11T
sty - €619 MS

—

0))ais

SHYITHEM RIMVIAS “HIVNLIVIONYMH LHIVd

NYWSLIVY) - 41 NYId

T062-10568 AN ‘ON3Y
01T 315 “1S ALYISIT M §9)

INIWdO0TIAIQ NYILSIM D34

UmoIg uolssiy
uoniuyaq iy auuaquiy

199 SEIVALIVINNVE ONIS00W

XNeapiog eljip pay anbiuy
knunoy puasy

Plug e

QUVHOUOY SHIUALIVIRNYH ADINE 2 INOLS

UM0Ig PEAISAWOY - S|SL MS

AV1NT any 39VYY9

uef 210wk - SS8T M§

YIOSYS ¥ MINL

AGM UING - S019 MS

0)als

SHYPTTUM HERVIHS SHIYNLIVIONVH LNIVY

MOTYONNG VINYOSITYD - VI NYI4




Wor ASYy

€29z R6€ 01¢E

10706 v ‘edjuoy ejues
052 3Ung “any uesdp £€41

(R X2RN2ATY]

[eodiet)
uoniuyaq 4l auaquig

199 SUIUNLIVINNYH ONIJ00Y
Hnig ey

pug pasqy (enads

DOVHGE0D SYIURLIVIANYH ¥IING 2 INOLS

Ue] Los3y - Q5L MS

AULN3 3 39NV

MY - bhLL MS

SU3LL0MS
adpy Apues - SE51 MS

sy ¥ i
UYM PUEBSIM - 9951 M§

0JJais
SHYITTIM NIAUTHS SYIYNLIVIANVH LHIVY

JI1I3TI3 NVINOLIIA - D€ NVUd

VAYAIN "ONIY
Suituejd+3in1rs)yny ‘ O z < = wﬁ QM m W g & &

QY09 TVINILYH € NV

Poop pasayieap
uoniuyag Y3 auuaqui

V9 SUIUALIVIANVH 9NI100%

Jeaypm

adneg ploysauyy - 105 M§

A¥INT ¥ 39VNYO

Apuesg paysiuing - €751 M§

seatiang
adney ploysauyy - 1051 MS

YIdSYI B HINL
adaig wiy - 9019 MS

03als
SHYETTIM HUMYIHS SNIVALIVIANVH LHIVY

NYNHSLIVY) - 4¢ NYId

1067-10568 AN “ONIY
01T 315 °15 AL¥ISNT M §91

ININdOT3IA3Q NYILSIM )34

aes
uonuaq Y3y aupiaquiy

199 S4INNLIVIANVYH IRIS00N

pualg Jasung umoig eIRq
aqqny Auuno) spug pueidug may

GAVHOYOD “HIVALIVIANYN %198 3 IHOLS

Ao 1auie - 5109 MS

N3 ¥ 39v¥Y9

S04 - pISL MS

LRRERTY
adney ploysaiyy - 1051 M

Ysvd 2 i
seqEY - 800L MS

03ln1s

SHYLTTIA HIAYIHS 2NIYRLIVINNYN 1NIVY

MOTYINNG VINYOLITYD - VE NV




wod A8y

€29z 76E01E

10706 y) ‘Biuoy ejues
052 33InG *any ueadQg £€41

AL ETRRIET)

mE::EAZ.E,EUB.EE% = O z < z
qYvo0q TVI4ILY N

poomaeys
vomuyag y3iy aupaquiy

199 C4IUNLIVIARYN OHII00Y

umolg ejoeq
pug puejduy May

: i
GAVHOWOD SHIUNLIVINNVH 121499 B INOLS

yue3 uwmoq - 0787 MS

AULND ¥ 39VUVY ‘Suilinns
UM 20 - S00L M

L |

N3ILLVE B QU014 ‘S1340)
UYM PR - 001L MS

YISVd B NI

AYM 415K - LE9L M§

_ il

02)a1s

SHYTTTEA HIMUIHS SYIYRLIVIONVH LNIVd

JEL1I37)3 NVIYOLIIA - 2T NVTd

10§ TIRE

PETO-TLOT#AILN

VAVAIN ON3Y
NOLHODIYY

7 NV14

poomjieg
vomuyq Y aupaquip

§Y9 SHIWOLIVINHYN IHII00Y
1SaAkeY Uapjog
adpay Aauoy

JeQ umesIaLEn) - 9687 M§

NILLYE B QUVO4 ‘$13440)
Hng w8 s - 0500 MS

LIRTAER N 1)}

ki 12 - 6500 MS

03)a1s
SHYETTEM KEMUIAS SHIVOLIVIONVH LNIVY

NYWSLIVYE) - 97 NVId

T061-10568 AN ‘ON3Y
017 315 °LS ALYISIT M 91

ININdOTIAIQ NYILSIM D29

OO pasieap
vonuyaq ydy augsaquay

i¥

w

SUTUNLIVIANYH ONI003

ISaAtRY uapjoy eipadg
a3pay Aauoy
—

i

YeQ UMESIALEND - 9E87 MS

ViN1 ¥ 39V¥VS

Kesny asnoyajdung - Spaz Ms

NILLvE ¥ quvos
{puesg auf - GTSL MS

viIsvd ¥ Wi

A4M Ae1POY - Y19 MS

L

SHYITTIM HEANIHS

0341s

YNLIVIANYH LNIVY

MOTVINNG VINYOLIIYD - VT NV




Brighton Manor

EXHIBIT “D”

pajuipd ‘asng 9j2IoU0d

MOPUIM SUDd-3|qnog ‘3 Mo

pajuipd ‘Wil POOM

pajuid

‘BuIp|S POOM P3jpInWIIS

sa|Bujys jooy uoyisodwod

| SWayds ‘| UD|d - SUOHPAS|T

775 329 3369

29 3341 FAX

E e PLANNING * DESIGN

ARCHITECTURI
502 PHONE 775 3.

E. RENQ. NV 5

ARCHITECTURE o INTERIOR
1420 HOLCOMB AV

|

Plumas & Moana
Reno, Nevada

Brighton Manor




C-7

Brighton Manor

1420 HOLCOMB AVE. RENO. NV 89502 PHONE 775 329 3341 FAX 775 329 3369

ARCHITECTURE e INTERIOR ARCHITECTURE o PLANNING » DESIGN

28
pajuipd ‘aspg 9ja1ouod m Wu 9
[}
MOPUIM SUDJ-3|gNOQ ‘3 MO .m m M,
£ £ c
pajuInd ‘Wil poom .m.w %
o Q.
Pajuipd ‘02onjs
s9jbuyys jooy uoyisodwo)d

| SWayds ‘g ubjd - SUOYDAS|T




Brighton Manor

C-12

9 3369 | et |

32

775

PHONE 775 329 3341 FAX

507

IRE o INTERIOR ARCHITECTURE o PLANNING ¢ DESIGN

1420 HOLCOMB AVE. RENO. NV 89!

ARCHITECTU

o
e2o
ko)
pajuIng ‘9spg 9j212u0d m m o}
[}
SMOPUIM dUDd-3|qnoQ ‘3 MO m m M.

( i
1\ = C
PajuIpd ‘WL POOM .m!m &

@B Q.
‘Bujp|s POOM PaJRINWIS

—_—Pawpd

sajbujys jooy uojisodwod

>@.¢~

“04-140¢

| SWaYds ‘S UD|d - SUoypA3l3 | =




Brighton Manor

EXHIBIT “<E» ()

5 PAGES
" Lynnette R. Jones Office of the City Clerk
City Qerke Gertral Cshierirg (775)334-2032
(775) 334-2030 Patkirg Tikers (775)334-2279
= Steven D. Whitaker, CRM
Reords Systerrs M.
Carmi D. Guudersen {775) 326-6633
(775) 334-2030
July 29, 2004 |
el FILED THIS DATE
| /éa’;—q 4
Silverstar Development -
679 Sierra Rose Dr.

Reno, NV 89509
RE: Case No 1LDC04-00403 (Bnghton Manor) -
Dear Applicant:

At a regular meeting held July 71, 2004, and following a public hearing..thereon, the City
Council upheld the recommendation of the Planning Commission and approved the following:

A. A zoning map amendment from a senior housing SPD (Specific Plan District) to a
detached single famx]y residential SPD (Specific Plan District) on a %13.53 acre. site
Jocated on the northwest corner of the Plumas Street/West Moana Lane intersection,

by ordinance;

B. A tentative map to develop a 106 lot single faxm]y resxdenha] subdmsmn subject to the
fol]owmg conditions; and:

C. Variances to the Greenfield Multi-Family Residential Special Purpose District consisting
of (2) a 15%-increase to allowable vehicle trips from 40 trips/day/acre to 46
mps/day/acrc (b) a 12% increase in allowable building height from 25 feet to 28 feet; {€)
a 40% reduction to the rear yard accessory building setback from 5 feet to 3 feet; (d) a
70% reduction to.the rear yard setback from 10 feet to 3 feet for accessory buildings in

excess of 15 feet in height; (e) a 38% reduction to. the side yard setback from 8 feet to 5
feet for accessory buildings in excess of 15 feet in height; (f) a 30% reduction to the
minimum lot width from 50 feet to 35 feet for a detached single family lot; (g) a 33%

490 South Center Street*P.O. Box 7, Reno, NV 89504
CiryofReno.com
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reduction to the front yard setback from 15 feet to 10 feet for a detached single family
residence; (h) a 70% reduction to the rear yard setback from 10 feet to 3 feet for a
detached smg]c family residence. Additional variances to RMC -are requested to: @)
Teduce the minimum distance that a driveway can be located from an intersection on a °
minor arterial from 150 feet to 100 feet {33% reduction); and (j) reduce required project
parking from 403 spaces to 332 spacés (18% rcductmn) subject to the following
condltlons

All conditions shall be ‘met to the satisfaction of Community Dcve]opment Department staff,
unless othcrvwse noted

L The project shall comply with all applicable City codes, plans, repoﬂs matenals,
etc:, as submitted. In the event of a conflict between said plans, reports materials-
apd City codes, City codes in effect at ‘the time the building permit is applied for,
shall prevail.

2. .Tﬁe ‘applicant shall record the final map in accordance with the time limit

contained in state law or this approval shall'be null and void. The applicant shall
ot record more than three final maps, with 2 minimum of 30 lots per final map.

3. _ Prior to approval of the first final map, the applicant shall have plans approyed for,
installation of landscaping, berming and/or fencing improvements along the south
side of West Moana Lane, south.of the main project entrance to ensure that head
lights of vehicles exiting the site onto West Moana Lane are blocked from view of

“the affected houses to the south. Installation of these improvemenis are
contingent upon there being sufficient space in the area to install them and the'
.applicant receiving necessary approval from the affected property owners and/or
the City should these improvements be placed in the “right-of-way. If
allowed/approved, these improvements shall be installed prior to issuance of the
first house certificate of occupancy.

4. Prior to the issuance.of any pemnt the applicant shall comply with the Quality
Assurance Program as set forth in the Public Works Design Manual, Chapter Vi,
titles "Inspection, Testing and Verification" and "Quality Assurance Program

5. Ditch channel, embankment, access, and fencing 1mprovemems proximate to the
westerly boundary of the site shall be to the approva] of the Commumty .
Development Department. . ; -
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6. Prior to the issuance of any certificate of occupancy, the applicant shall construct
half street improvements to ‘Moana Lane adjacent to the site. - Traffic device -
installation/modifications shall include bicycle lane signs and markings with-
signs and/or curb markings to prohibit parking along both sides of . Moana Lane
adjacent to the site. Parking adjacent to the-site along the: north side of Moana
Lane may be allowed in the future, provided it can be demonstrated to staff and
City.Council that such parking will not adversely affect the adjacent properties to
the south and traffic flow/safety on Moana Lane.

7. The design of internal subdivision streets shallinclude.traffic calming features.

8. Site access location, design, traffic devices, and operational characteristics of
related site access gates shall be to the approval of the Fire Department and. the
Community Development Department.

9. With the related phase of development, the applic:’«mt shall install street lighting
along internal subdivision streets and along Moana Lane ‘adjacent to the site.

10..  With the related phase of-development, the apphcam shall dedicate rnight-of-way
- or grant easements for -the meandenng sidewalks adjacent to Moana Lane and
P]umas Streel

11. . Pror lo the issuance of approval of any final map, the apphcant shall provide any

‘ necessary- easements for access, sewer, storm drainage, and utility improvements,
and shall construct all related access, sewer, -storm drainage, or utility
improvements related to the applicable phase of dévelopment prior to issuance of
any certificate of occupancy within that phase of development.

12. Pror to the issuance of any permit, the applicant’ shall have an -approved
construction management and accesé_.ptan. .

13. - Prior to the issuance of any certificate of occupancy within the adjacent related

~ phase of the development, the applicant shall install parking control signs and/or

paint the curb red on Plumas Street adjacent to thesite to the approval of the
‘Cornmumty Development Departrent.

14.  Prior to the issuance of any éertificate of occupancy, the applicant shall dedicate

_ right-of-way or grant an easement, design and construct a concrete bus stop pad at

a location on Plumas Street adjacent to the site as required by ‘the Regional

Transportation Commission to the satisfaction- of the Community Development
Department.
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15.  Prior to the approval of any final map, the applicant shali provide a drainage
analysis that verifies the proposed drainage improvements have the capacity to
handle the Dant dam outflow together with on-site project-related storm water
flows.

16.  Prior to approval of the first final map, the applicant shall provide a final wetlands
report and delineation demonstratmg that all cx:simg wetlands on the. site will not
be dJSmrbpd or if disturbed provide appropriate mitigation in accordance with the
City’s Wetlands and Stream Environment ordinance.

17.  Pror. to approval of each final map, the applicant shall bave plans approved
demonstrating that low impact rotary heads and/or compact heads wind sensor
control will be provided as appropriate for all turf areas located adJacent to
Plumas Street and Moaria Lane.

18.  Pror to approval of the first ﬁna] map the apphcant shall. demonstrate that the
Homeowner’s. Association will provide for: (a) maintenance of the project storm
water detention basin(s) on a yearly basis by removing nuisance vegetation and
debris within the bottom(s) by .June.of each year; and (b) annual:vegetation

" maintenance along the east side of the Lake Ditch within the prOJect

19.  Prorto approval of the first final map, the developer will move the ]ocatlon of the
- driveway approximately 103 feet to the east of its original proposed -Jocation;
which will place the east border of the driveway in approximate alignment with

the east border of Assessor’s Parcel No. 023-121-06:

20.  Prior to approval of the first final map, the developer shall have plans approved to
construct a berm varying fiom approximately two to thrée feet in height and’
approximately 300 feet in length, with evergreen trees; to be located on'the south
side of Moana Lane -across from the relocated driveway. If the City of Reno
approves the placement. of the berm in the Moana Lane right-of-way, the-berm
will be maintained by the Brighton property owner’s association. If the city does
not approve the installation of the berm in the nght»of way and if the necessary
approval and agreement of all the property owners is obtained, the developer will
construct the berm. on the property owner’s property, in which case the
‘maintenance of the berm will be provided by the property- owners, not the
developer or the property owner’s association.. The obhgatlon to install the berm

~is also subject to the approval of any other parties from whom approval is
necessary or appropriate, including any easement holders. .
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The approved zoning map amendment will become effective upon passage and adoption of the -
appropriate ordinance. :

A copy of this letter must be attached to your building plans when making application for a building
permit with the Community Development Department.

. Sincerely,

Lynnette R. Jones
City Clerk -

LRJ:cdg,.

xc:  Development Services

Traffic Design Engineer

" Ed Schenk, Parks, Recreation & Commumty Services
'Banon Caronite, Engineering Manager

"Reno Fire Department -

Julee Olander, Regional Transportation' Commission
David Sinai ‘

Robb Owen, Wood Rodgers

Donald O’Gorman, Appellant
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WARD 2 CENTRAL 3 PAGES
Neighborhood Advisory Board O

Case No. LDC13-00017 Date: September 6, 2012
Case Name: The Cottages at Brighton Park
Case Planner: Vern Kloos

NAB Member Name: Dipwe $n i

Community Liaison: Barbara DiCianno

NAB COMMENTS:

mﬁ/w"a. szlc(;z/p, BT T Sew Jo mAyst CouceluS
.,__——k“—_“

Issues/Concerns: The “sample issues” box below may be used as a guide during the project review process.

SAMPLE ISSUES:
Auto & Pedesirian Access Public/Fire Safety Architecture School Impact
Neighborhood Compatibility Traffic Building Height Pollution
Intensity/Density Signage Landscaping Privacy
Good Location Lighting Environmental Concerns

Suggested modifications to the proposal to address NAB concerns:

L =7
NAB Member Signature
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